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Wing Tai Holdings Limited  
 

“The year under review can be described as an extremely challenging period – with 
difficult conditions emerging in both the international and local business environments. 
Indeed 2001 will be remembered for its unprecedented challenges: the slowdown in 
global economic growth, the terrorist attacks in US on September 11 and Singapore 
experiencing its worst recession in history….  

Despite the challenging climate, the group has demonstrated that it has the 
necessary fundamentals and business strategies in place to weather the storm… Being 
forward looking, we have learnt to look at these changing landscapes from different 
perspectives. We understand that we must continually adapt our strategies and assess 
opportunities that arise to increase the Group’s value – sustaining market share and 
increasing profitability in a depressed economy. Like the morning dew that refreshes 
everything around us at the dawn of a new beginning, we have emerged from a year of 
tough business conditions with renewed vigour to firmly focus on brighter horizons 
ahead.” 

Mr Cheung Wai Keung (2002) 
Chairman & MD, Wing Tai Holdings Limited 

 
 
Wing Tai Holdings Limited, which has been listed in Singapore since 1989, is one of the leading 
property developers in Singapore. It is widely recognised for quality in its property 
developments. As an emerging property player in Asia, the company is currently involved in 
developing some 3.0 million square feet of property in Singapore, Malaysia, Hong Kong and 
China.  

Even though Wing Tai is predominantly known as a property player, it has extensive operational 
experience in a wide range of lifestyle businesses. Indeed, WingTai Asia is a regional network 
of publicly-listed companies, which include Wing Tai Holdings Limited in Singapore, DNP 
Holdings in Malaysia and USI Holdings in Hong Kong (See Exhibit 1).  

The group started in Hong Kong as a garment manufacturer in the 1950s and later expanded to 
Singapore and Malaysia in the early 1960s. It then entered the property market in Singapore in 
1978 and only expanded its property activities more aggressively in 1987. Since then, Wing Tai 
has developed more than 50 projects in the region. Besides property, the group's principal 
activities also include apparel retailing, operating Japanese fast food restaurants as well as 
trading of architectural products. Also engaged in hospitality services, the group owns and 
operates Lanson Place Serviced Residences in Singapore and Kuala Lumpur. Exhibit 2 
provides a brief write-up of the non-property business of the group. 

 
 
BUSINESS PHILOSOPHY  

 The Tembusu Tree is the corporate symbol of Wing Tai. Sturdy and dignified, the Tembusu 
Tree has thrived on Asian soil and is recognised as distinctive to the region. A long-lasting tree 
capable of weathering storms and seasons, it grows slowly and steadily, with roots firmly 
entrenched and branches spreading wide towards the sun. The wood, light and easy to work 
with, is valued for its durability and adaptability, and is often used for items in the home as well 
as bridges for the community.  

Seeking to build long-term relationships, Wing Tai has, from its early days, chosen not to cut 
corners. Holding a commitment to provide premium quality products, the company pays careful 
attention to details and consciously preferring lasting quality over quick solution. To add value to 
their projects, Wing Tai has also not refrained from employing the best managers in the market 
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to get the job done, or seeking out the best materials available, or working with the most 
creative minds in a variety of related fields. Another fundamental principle that had guided Wing 
Tai’s business through good and tough times is fair dealing with its customers, its employees 
and its partners. Wing Tai also adopts an environment-oriented and people-guided approach to 
its businesses. 

WING TAI AS A PROPERTY DEVELOPER  
 
Wing Tai has grown to become a significant developer of quality housing in Singapore. As of 
2003, the company has developed more than 50 projects in the region totaling about 11 million 
sq ft and successfully sold over 3,000 residential units, mostly condominium units and luxury 
apartments. From the time when it ventured actively into the property market in 1987, Wing 
Tai’s development strategy has been to set itself apart from the competition with a clear 
dedication to quality. Hence, the company began with residential developments catering to the 
luxury market in prime locations, offering high quality design, excellent finishes and expert 
workmanship. It also worked with internationally acclaimed consultants or specialists, from 
architects to lighting consultants, engineers and landscape artists, to come up with projects that 
offer well-thought out designs with a balance of aesthetics and function.  
 
Since then, it has extended its hallmark of high standard of quality and expertise, to developing 
housing for the growing band of middle-income families in Singapore and subsequently in 
Malaysia and Hong Kong. Wing Tai also took pride in its ability to spot new opportunities ahead 
of time, “We were among the first to convert factory spaces into residential uses, pay premium 
prices for land next to the MRT, buy hotels to convert into residential properties… Our abilities 
lie in being proactively responsive to the market.” 

Financial Performance 

Exhibit 3 tabulates the financial highlights of Wing Tai over the 1998-2002 period, which had 
tested the resilience of the local real estate industry. Amongst the major property companies in 
Singapore, Wing Tai was probably one of the hardest hit by a pessimistic outlook for high-end 
residential property market as well as rising interest cost due to high gearing. Wing Tai’s 
accumulated losses of more than $410 million over the five-year period.  
 
Before the financial crisis struck, the company had aggressively acquired development sites – 
amassing a string of prime residential sites such as the Cockpit and Cairnhill hotels and 99-year 
leasehold plots in the Newton and Draycott areas. The company paid dearly for this strategy as 
it could not develop and launch the projects due to the subsequent property crash. An analyst 
commented, “Wing Tai is involved mainly in the high-end condominium market, a segment that 
has shown little movement. While the private residential market has been stirring lately, activity 
is concentrated at the lower end and "reasonably priced" projects.”  
 
For the year ended June 30, 2002, Wing Tai’s full-year group net loss widened to $69.2 million 
from $21.9 million in 2001. The bigger loss was due to a $95.2 million exceptional loss that 
included $48 million in provisions on its Singapore residential landbank and a $40 million 
writedown for its share of The Waterfront condo in Kowloon, Hong Kong. Wing Tai and First 
Capital Corp (FCC) were the only two major property firms in Singapore to post losses in the 
first half of 2002’s reporting season. FCC posted a $180 million net loss for the full year ended 
June 30, 2002, due chiefly to provisions. The other listed real estate groups, which reported 
their results for the six months ended June 2002, were all profitable.  
 
For the second half of 2002, all the property companies in Singapore managed to improve their 
bottom lines over the previous year. For example, CapitaLand, Keppel Land and MCL Land 
managed to return to the black for the full year. For most of these groups, it was the absence of 
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hefty provisions, totaling a whopping $692 million for CapitaLand, that was key to their 
turnaround. For others, it was a case of achieving higher profits. Kwek Leng Beng's blue-chip 
City Developments trebled full-year net earnings to $151.2 million. Robert Kuok's Allgreen 
Properties, too, saw net profit rose 24% to $84.1 million. United Overseas Land's net earnings 
jumped from $69.6 million to $161.4 million - due mainly to the sale of Tiong Bahru Plaza retail 
mall. Office landlord Singapore Land also managed to achieve an 11.7 % rise in net earnings to 
$79.1 million despite the weak office market. A common thread running through their financial 
results was a decrease in finance costs - thanks to lower borrowings and interest rates. Hence, 
in a market buffeted by war and SARS, the property companies at least had something to cheer 
about in the first half of 2003.  
 
Wing Tai Holdings, which were the last among the property companies to report results, also 
posted a first-half turnaround - achieving a $6.2 million group net profit for the six months ended 
Dec 31, 2002 against a $35.9 million loss for the same period a year ago (see Exhibit 4). The 
stock market reacted positively to the improved performance with Wing Tai’s shares closing 0.5 
cent up at 47.5 cents.1 The reversal was due mainly to the absence this time of an exceptional 
loss. In the previous corresponding half, the group was dragged into the red by $31 million 
Singapore residential provisions. Also helping Wing Tai to return to the black for the first-half 
was progressive recognition of profit from units sold at its residential projects. In fact, revenue 
recognition from residential development projects like The Tessarina condo in Bukit Timah, 
Newton 18, The Serenade@Holland and Amaryllis Ville helped the group to quadruple turnover 
from $65.9 million to $269.5 million.  
 
Weathering the Storm 
 
In the midst of the slowdown, Wing Tai cautioned that profit growth in the next one to two years 
would depend very much on how well it sells its housing projects. Then, the group was getting 
ready to launch four residential projects - The Tomlinson (29 units), The Tessarina condo in 
Bukit Timah (443 units), Newton 18 (81 units) and Amaryllis Ville (311 units). Wing Tai's biggest 
challenge was pushing these projects in the market and securing maximum value. "We need to 
convince buyers to come back and purchase properties,"  
 
Amidst the uncertainties clouding Asia’s economic outlook in 1999, the company decided to to 
focus its business on Singapore as a short-term strategy. Mr Cheung Wai Keung explained, 
“We’ll concentrate on Singapore until the crisis is over… In the short term, we have to be more 
focused as we ride the economic crisis over the millennium… But a vision should not change 
just because of a crisis. From the medium to long term, our future is still in Asia because our 
business is in property and Asians, generally, like to own their own premises compared to other 
parts of the world.”  
 
Doing against what would seem to be conventional thinking in the industry then, Wing Tai’s 
deputy chairman Mr Edmund Cheng also suggested that it is now no longer worthwhile for 
property developers to build up their land bank. He reasoned that Singapore will not see a 
repeat of the phenomenal increase in private home prices achieved over the past decade. He 
noted that the six-fold increase in upmarket condo prices (from about S$300 psf in 1989 to 
around S$1,800 psf) was due to a structural change in the property market. This, he said, was 
brought about by government policies which boosted the upgrader market and had knock-on 
effects on other segments of the residential property market. In an interview with Business 
Times in 2000, Mr Edmund Cheng said, "But I don't see that in the next five to six years we're 
going to have that kind of change. Then why land-bank? Although interest costs are low, they 
will erode margins if sites are held for a few years. And if there is another crisis - which may not 
be unreal - then you're holding all these assets for nothing… So rather than buying a slew of 
                                                           
1 Wing Tai, however, did not say how it expected to perform for the full year. Net asset value per share fell from 
$1.53 as at June 30, 2002, to $1.50 as at Dec 31, 2002. 
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sites at one go, it may be a better strategy for a developer to know your capacity, know how 
much you want to make and then you satisfy your appetite. Then on a rolling basis - you 
develop some sites, then you replenish.” 
 
Hence, the company would add selectively to its land bank - both of prime freehold plots and 
99-year leasehold suburban parcels from state land tenders. This it did when Wing Tai 
successfully bagged Grange Garden through a collective sale in 2001 – it also marked the 
company’s first land acquisition since the Asian financial crisis.2 The following year, it acquired a 
99-year leasehold site at Holland Road, which has since been successfully launched in the 
same year.  
 
In 2001, Wing Tai launched the sale of tenanted apartment units at Burlington Square, which 
was completed in December 1998. Nested along Bencoolen Street, the mixed development has 
179 apartments, 90 office units and 55 retail mall units. With its attractive location and 
impressive rental return of up to 8%, about 70% of the total units offered for sale were taken up 
during the initial phase. To date, 97% of the apartments have been sold.    
 
As for its investment properties Park Mall and Winsland Houses I and II, Mr Cheng said Wing 
Tai has no plans to sell them or asset-securitise them.3 Although the commercial property 
market remained very competitive due to weak global economy and oversupply, Wing Tai’s 
investment properties in Singapore still managed to maintain healthy occupancy of 86% for Park 
Mall, 89% for Winsland I and 91% for Winsland II (as at July 2002). The company has also 
taken steps to incorporate broad band infrastructure into Winsland House I and II to allow 
tenants at these properties to enjoy enhanced internet and communication capabilities. There 
are also no plans to dispose of or to redevelop the group's headquarters site in Tampines. The 
total worth of the investment properties was $601.6 million, which have been mortgaged to 
banks to secure long term banking facilities granted to the subsidiaries of the holding company.   
 
Wing Tai also planned to expand its retail business, which includes the G2000 and U2 fashion 
chains. Fresh from bagging the franchises for Miss Selfridge and three other popular London 
fashion brands, Mr Cheng said Wing Tai is eyeing more labels.  
 
 
CURRENT RESIDENTIAL DEVELOPMENTS  
 
Table 1 lists Wing Tai’s residential projects that are for sale in early 2003, namely Newton 18 
and Amaryllis Ville in the Newton area, Tessarina in Bukit Timah, The Serenade @ Holland and 
The Tomlinson (see Exhibit 5 for details of the projects).  

                                                           
2 The 45,509 sq ft Grange Road site is another exclusive residential area in District 9. Surrounded by lush greenery, 
foreign embassies, hotels and the nearby Botanic Gardens, the company felt that the proposed luxurious freehold 
condominium would appeal to city dwellers who enjoy living in a private and tranquil neighbourhood overlooking vast 
bungalow houses. Slated to be launched in the second quarter of 2004, the company has teamed up with insurance 
giant American International Group (AIG) as well as MCL Land which owned the adjacent plot.  
 
3 The Park Mall, located along Penang Road, comprises a block of 15-storey retail podium and office tower with 
130,743 sq ft of net retail space and 135,866 sq ft of net office space for rent. It sits on 83,098 sq ft site which has a 
99-year lease starting from 1969. Wing Tai holds a 66.7% stake in the development. The Winsland House I is a 10-
storey office development comprising 147,243 sq ft of office space and 22,484 sq ft retail space. Completed in 
December 1991, it sits on a 99-year leasehold site w.e.f. 1983. Winsland House II, completed in August 1997, is 
situated next to Winsland House I. It comprises an 8-storey office block (73,255 sq ft office space plus 5,210 sq ft 
retail space) and a unique 2-storey conservation house (6,286 sq ft). 
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Table 1: Current Residential Project 
 

 Location Tenure Site area  
(sq ft) 

 

Gross 
floor area 

(sq ft) 

No of 
units 

Completion 
Date 

       
Newton 18 Newton 

Road 
Freehold 
 

29,687  83,120 81 3Q2002 

Amaryllis 
Ville  

Newton 
Road 
 

99-year 
lease 
w.e.f. 
1997 
 

134,242  375,879 311 2003. 

The 
Tessarina 

Bt Timah 
Rd 
 

Freehold 307,603  636,120 443 1Q 2003 

The 
Tomlinson 

Tomlinson 
Rd 
 

Freehold 
 

33,416  n.a 29 n.a. 

The 
Serenade @ 
Holland 

Holland 
Road 

99-year 
lease 
w.e.f. 
1997 
 

69,241  
 

145,411 89 1Q 2004 

 
In addition, Wing Tai is still waiting for an opportune time to launch four eagerly awaited 
residential developments - VisionCrest Residences at the former Corkpit Hotel site, The Light at 
Cairnhill, and proposed developments at the Grange Garden and Draycott Park sites.4 Wing Tai 
also holds a 40% stake in Blissville, a 472-unit condo development in Bukit Timah on the former 
Tien Wah Press site. However, sales of the project have not moved since its initial launch in 
2000.5 
 
Taking advantage of an upturn in the market for low-to mid-priced homes, Wing Tai successfully 
launched The Serenade @ Holland condominium in December 2001.6 The 89-unit project at 
Mount Sinai Drive was the only low-to mid-market project in Wing Tai's stable. Priced at $575 
psf on average, unit prices ranged from about $700,000 for a two-bedroom, 1,152 sq ft 
apartment to $1.1 million for a 1,905 sq ft unit with four bedrooms. With the attractive pricing, 
more than 97% of the units were sold within four weeks of the soft launch. Currently, only three 
penthouse units are available for sale. Net profit from the whole project is estimated to be 
around $10 million based on a breakeven cost of about $500 psf. The tender price for the site 
was $39.1 million or $269 per sq ft of potential gross floor area.  

                                                           
4 The Draycott Park site sits on a prime 152,920 sq ft land in a long established elite neighbourhood which includes 
the Claymore and Admore Park. This elevated 99-year leasehold site (w.e.f. 1997), which can yield 338,853 sq ft 
gross floor area, is a stone's throw away from prestigious clubs like The Tanglin Club and The American Club.  
 
5 The 373,380 sq ft freehold site with a 2.07 plot ratio (ratio of potential gross floor area to plot size) was purchased 
more than a decade ago for $218 million in a joint venture with Orchard Parade Holdings. Marketing of the luxurious 
10-storey condominium was launched in 2000 with 20 units sold at average prices of above $900 psf. The project 
was ‘stuck’ soon after the initial units were released and since then, property prices in the area have fallen to the 
$700 psf level. For comparison, CapitaLand released The Shelford condo nearby at about $730 psf average, whilst 
Wing Tai’s The Tessarina was priced at $700 on average. The developers are currently reviewing how it could 
reposition the project. 
 
6 The project is the first private condominium in Singapore to feature the use of "keyless" technology where doors 
and other security points are controlled by fingerprint scanning device. The advanced security system is supposed to 
give residents the convenience of not having to carry around bulky keys or keycards.  
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Buoyed by the momentum in the market, Wing Tai followed up with another successful launch 
of Newton 18 in January 2002. The project, aimed at young professionals, has units ranging 
from 570 sq ft to 1,249 sq ft in one, two and three-bedroom layouts. It also features an open-air 
spa terrace on the 13th floor. Todate, 91% of the project has been sold at a benchmark range of 
$1,000-$1,200 psf. Amaryllis Ville, a 99-year leasehold condo next to Newton 18, was soft 
launched in late 2002 at about $900 psf on average.  
 
The Tessarina 
 
In the 1990s, Wing Tai focused on building a strong presence in the Bukit Timah area. Projects 
that the company has developed and sold in the area include MapleWoods along Bukit Timah 
Road and Blossomvale at Dunearn Road. It also holds a 40% stake in a 472-unit Blissville 
condo development. Wing Tai’s deputy chairman Edmund Cheng once said: ""Bukit Timah is 
becoming an important residential area. In the past, it had predominantly low-rise 
developments, but now we are seeing enclaves of high-rise apartments coming up."  
 
The company’s latest project in Bukit Timah is The Tessarina, which is on the former Rothmans 
factory site that Wing Tai acquired in 1994 at S$205.6 million. Land cost for the 307,306 sq ft 
site worked out to S$321 psf of potential built-up area. Analysts estimated the breakeven price 
for the project to be around S$650 psf. The freehold condominium project comprises 443 units, 
which are spread over five blocks – each comprising a good mix of two-, three- and four-
bedroom units with unit sizes ranging from 900 sq feet to 3,671 sq feet. There are also 11 
penthouses in the development featuring distinctive architecture and exceptional interior 
treatment. Positioned to cater to the needs of home buyers as well as tenants ranging from 
singles to families, The Tessarina was designed by MGT Architects, an Australian-based firm 
and boasts of "a themeless and timeless look". In addition, the project will be wired-up for 
broadband access and has one of the largest club houses for a condo on the island.  
 
When The Tessarina was launched in 5 August 2000, it marked Wing Tai's first property launch 
in Singapore since late 1998. 117 units were offered for sale with the two-bedroom unit priced 
around $900,000, the four-bedroom unit at $1.7 million and the penthouse units at $3 million 
each. Average list price of the units was $1,100 per square foot (psf) but after a 10 % discount 
and an additional discount for 'early birds', the net average price was just below S$1,000 psf. It 
was still higher than the $940-$970 psf achieved for units at The Sterling, a nearby development 
by Yeo Hiap Seng. Some analysts felt that S$850 and S$900 psf would be reasonable for the 
area in the prevailing market condition. Nevertheless, more than half of the 117 units launched 
were sold during the soft launch. The good response prompted Wing Tai to release another 73 
units and within one month, the company managed to sell 103 of the 190 units launched. 
Limited new launches in the area and proximity to Methodist Girl's School were factors cited for 
the good response.  
 
However, sales for the project slowed down dramatically after that – only 7 units sold in 6 
months leading to March 2001, and a further 10 units by March 2002. During 2001, there was a 
stalemate between developers and property buyers across the whole island. The developers 
resisted slashing home prices for most of the year, but finally caved in due to fallout from the 
September 11 terrorist attacks in the US. In August 2002, two years after its initial launch, Wing 
Tai launched the second phase of its marketing campaign. This time, the units were priced at 
$700 psf average. Despite coinciding with the Hungry Ghosts month, Wing Tai managed to sell 
another 110 units in the project within two weeks. The high sales were helped by the 
developer’s competitive pricing and the government's relaxation of home down-payment rules. 
By September 2002, the company announced that 59% of the 443 units available in The 
Tessarina have been sold. Some other competing property launches by Singapore developers 
are reported in Exhibit 6.  
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In January 2003, Wing Tai launched a lucky draw publicity campaign. Each owner in The 
Tessarina will get a chance to win another two-bedroom unit in the condo for free. Other prizes 
in the draw included $80,000 worth of Park Mall Shopping Centre gift vouchers. Wing Tai also 
dangled more goodies to the owners by offering to reward them between $18,000 and $38,000 
cash if they buy additional units or successfully recommend someone to do so within two 
weeks. In addition, the developer offered to conduct a lucky draw for every twenty units sold.  
 
Around the same period, there was an offer from an undisclosed investor to purchase one block 
of the unsold apartments in The Tessarina for $54.4 million. The proposed enbloc sale 
comprises 58 units of two-, three-and four-bedroom homes with sizes ranging from 990 to 1,851 
sq ft and two penthouse suites. Based on the total saleable area of about 83,000 sq ft, which 
includes roof terraces, private enclosed space and air-con ledges, the average price for the 
proposed deal was $655 psf. In contrast, current retail price for units in The Tessarina was 
averaging $700 psf. The investor also wanted the developer to provide a 3-year leaseback 
guarantee at a rental yield exceeding 4% gross.  
 
If Wing Tai accepts the offer, the number of unsold units in the project will be reduced to 15%. 
The developer recognized that marketing of the remaining units would be an uphill task given 
the pessimistic outlook for the economy and sluggish sales in the high-end residential property 
sector. During the deliberation process on whether to accept the en-bloc offer, an alternative 
that came up would be for Wing Tai to sell all the remaining units in the open market – with the 
same rental guarantee required by the en-bloc investor. If such guarantee is provided, would 
prospective buyers be attracted by the “above 4% gross yield” for the first three years? Given 
the competitive credit market then, banks were charging end-purchasers low mortgage interest 
rate. For example, OCBC was offering a fixed rate package of 1.5% in the first year, 2.7% in the 
second year, and 2.9% in the third year.  
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Exhibit 1 
WingTai Asia Group of Companies 

 

 WINGTAI ASIA GROUP OF COMPANIES 

 

USI Holding Ltd 
Hong Kong 

Wing Tai Holdings Ltd 
Singapore 

DNP Holdings Bhd 
Malaysia 

 
Property  

Development 
Management 
Investment 

 
Hospitality 

Management 

 
Garment 

Manufacturing 
Distribution 

 
Telecommunications 

Mobile Phone 
Network 

  
Property  

Development 
Management 
Investment 

 
Hospitality 

Investment 

 
Apparel 

Retailing 

 
 

Architectural Products 

Retailing 

 
Food 

Retailing 

  
Property  

Development 
Management 
Investment 

 
Hospitality 

Investment 

 
Garment 

Retailing 
Manufacturing 
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Exhibit 2 
Non-Property Businesses 

Food  
 
Wing Tai made its foray into the lifestyle business in May 1997 when the Group secured the 
exclusive franchise to manage and operate the famous Yoshinoya chain of Japanese fast food 
restaurants in Singapore. The restaurant, famous for its Beef Bowl (Gyudon), is a well-
established food chain catering tasty and wholesome meals with fast food convenience. Since 
September 1997, a total of 13 outlets have been opened and Yoshinoya's wide selection of food 
has gained acceptance amongst local consumers due to its unique taste profile and value 
pricing.  

 
Architectural Products  

Wing Tai Enterprises was set up in 1973 to distribute exclusive architectural products in 
response to the needs of a growing market trend in Singapore and Malaysia for refurbished and 
upgraded properties. More active in the 1980s, it has been engaged in the import, export and 
distribution of products and services for the building and construction industry. In the past 
decade, its scope of activities was extended to cover retailing, distribution, supply, as well as 
design and installation of high quality architectural and building products for various commercial 
and residential projects. The company is also a regional distributor for a comprehensive range 
of quality and exclusive building materials and products.  

 
 
Apparel  

With its roots in the clothing business, Wing Tai has 
always been associated with fashion and lifestyle 
products. G2000 Apparel and Wing Tai Clothing represent 
this division. G2000 Apparel, which manages the G2000, 
U2 and U2women brands in Singapore, was the result of 
a joint venture agreement with G2000 (International) and 
Great Malaysia Textile Manufacturing in May 1991. 
Today, there are a total of 35 G2000, U2 and U2women 
retail outlets located all over Singapore. While the G2000 
label remains popular in the market for its elegant yet 
affordable classic and career wear, U2 and U2women 
cater to young and active customers with a taste for 
stylish casual wear in sharp attractive colours. 

In year 2000, Wing Tai Clothing introduced Singapore to 
several popular London High Street fashion brands - 
Topshop, Topman, Warehouse, Miss Selfridge and Karen 
Millen. The latest addition to Wing Tai Clothing's portfolio 
is the internationally acclaimed Dorothy Perkins fashion 
label, which was launched in May 2002. 

 

 

All these market-driven companies under Wing Tai have been able to achieve steady and 
sustaining expansion over the years despite a highly competitive retail environment 
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Exhibit 3 
Financial Highlights (1998-2002) 

  Year 
ended  

30 Jun 02 
S$'000 

Year 
ended 

30 Jun 01 
S$'000 

Year 
ended 

30 Jun 00 
S$'000 

Year 
ended 

30 Jun 99 
S$'000 

Year 
ended 

30 Jun 98 
S$'000 

       
 Turnover 250,527 150,476 198,634 521,168 662,450 
 Property 196,681 89,133 151,414 483,108 578,467 
 Trading & Retailing 53,140 60,558 42,149 37,081 79,339 
 Investment and others 706 785 5,071 979 4,644 
       
 (Loss)/Profit before 

taxation (60,126) (19,752) 33,565 (137,882) (133,841) 
       
 (Loss)/Profit after taxation 

and extraordinary items 
(before minority interests) (72,637) (15,090) 26,023 (153,655) (197,768) 

       
 (Loss)/Profit attributable to 

shareholders (69,153) (21,879) 25,451 (147,237) (198,180) 
 (Loss)/Profit after taxation 

and extraordinary items 
(before minority interests) (72,637) (15,090) 26,023 (153,655) (197,768) 

       
 Shareholders' fund 934,273 1,083,745 1,121,503 1,089,191 1,174,918 
       
 Total assets 2,654,809 2,741,283 2,845,552 2,997,796 3,417,340 
       
 Total liabilities and 

minority interests 1,720,536 1,657,538 1,724,049 1,908,605 2,242,422 
       
 (Loss)/Earnings 

per share (cents)* (11.30) (3.54) 4.09 (25.38) (35.01) 
       
 Net tangible assets 

per share (S$) 1.53 1.77 1.80 1.75 2.08 
       
 Net dividends to 

ordinary shareholders 14,325 13,865 13,927 2,304 2,095 
       
 Gross rate of dividends 

(%) 12 12 12 2 2 
       
 
Note: The number of shares used for this purpose are as follows: 612,032,588 (2002), 
617,621,505 (2001), 622,929,005 (2000), 580,170,255 (1999), 566,018,088 (1998). Certain 
comparatives have been restated to conform to the financial year ended 2002's presentation. 
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Exhibit 4 
Half Year Financial Statement (Dec 2002) 

INCOME STATEMENT GROUP 
Six months ended 

  

 31 Dec 2002 31 Dec 2001  % 
 S$'000 S$'000  +/(-) 
     
Turnover 269,470 65,910  309 
Cost of sales (218,907) (32,541)  573 

     
Gross profit 50,563 33,369  52 
     
Other operating income 857 1,129  (24) 
Distribution costs (9,403) (8,691)  8 
Administrative expenses (10,615) (16,056)  (34) 
Other operating expenses (5,516) (4,559)  21 
Exceptional items - (31,000)  (100) 
     
Operating profit/(loss) 25,886 (25,808)  n.m. 
     
Finance income 4,501 12,344  (64) 
Finance costs (22,466) (33,273)  (32) 
Share of results of associated companies 7,993 18,804  (57) 
Share of results of joint venture 
companies 

561 (176)  n.m. 

     
Profit/(loss) before tax 16,475 (28,109)  n.m. 
     
Tax (8,245) (6,464)  28 
     
Profit/(loss) after tax 8,230 (34,573)  n.m. 
     
Minority interests (2,012) (1,312)  53 
     
Net profit/(loss) 6,218 (35,885)  n.m. 
     
Notes to Income Statement:     
Investment income - -  - 
Other income including interest income 4,501 12,344  (64) 
Interest on borrowings (22,466) (33,273)  (32) 
Depreciation and amortisation (2,050) (2,078)  (1) 
Write-back of bad debts 350 321  9 
(Write-off)/ write- back for stock 
obsolescence 

(11) 236  n.m. 

Impairment in value of investments - -  - 
Foreign exchange gain/(loss) 437 (203)  n.m. 
Adjustment for over/ (under) provision of 
tax in respect of prior years 

280 (500)  n.m. 

Loss on sale of investments, properties, 
and/or plant and equipment 

(20) (4,122)  (100) 

Extraordinary items - -  - 
n.m. - not meaningful     

 
In accordance with SAS 25 (Accounting for Investments), revaluation decrease should be 
recognised as an expense unless it can be charged against any related revaluation surplus to 
the extent that the decrease does not exceed the amount held in the revaluation surplus in 
respect of the same investment. 
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BALANCE SHEETS GROUP  
 COMPANY 

 As at 
31 Dec  
2002 

As at 
30 Jun 
2002 

 As at 
31 Dec 
2002 

As at 
30 Jun 
2002 

  (Restated)    
 S$'000 S$'000  S$'000 S$'000 
Current assets      
Cash and cash equivalents 52,353 120,436  2,697 58,479 
Receivables 23,294 23,097  647,176 762,968 
Inventories 8,923 7,610  - - 
Development properties 782,330 828,665  - - 
Other current assets 11,547 11,939  6,941 6,640 
 878,447 991,747  656,814 828,087 
Non-current assets      
Receivables 355,596 518,171  813,966 896,646 
Other investments 1,974 1,974  1,798 1,798 
Investments in subsidiary 
companies 

- -  131,366 131,366 

Investment in associated 
companies 

335,528 338,517  123,677 123,676 

Investment in joint venture 
companies 

84,683 86,449  - - 

Investment properties 603,498 602,766  - - 
Fixed assets 113,962 115,185  104,704 105,328 
 1,495,241 1,663,062  1,175,511 1,258,814 
      
Total assets 2,373,688 2,654,809  1,832,325 2,086,901 
      
Current liabilities      
Trade and other payables 59,133 52,420  384,903 338,541 
Borrowings 362,066 547,868  11,790 386,028 
Provision for taxation 5,819 6,631  1,561 1,794 
Proposed dividend 14,329 -  14,329 - 
 441,347 606,919  412,583 726,363 
Non-current liabilities      
Borrowings 859,648 909,895  472,500 472,500 
Deferred tax 10,384 4,679  158 158 
Other non-current liabilities 116,419 94,492  87,419 67,382 
 986,451 1,009,066  560,077 540,040 
      
Total liabilities 1,427,798 1,615,985  972,660 1,266,403 
      
Net assets 945,890 1,038,824  859,665 820,498 
      
Share capital  153,023 153,047  153,023 153,047 
Reserves 763,192 781,226  706,642 667,451 
Shareholders' funds 916,215 934,273  859,665 820,498 
Minority interests 29,675 104,551  - - 
 945,890 1,038,824  859,665 820,498 
Current borrowings       
  Secured* 345,000 154,930    
  Unsecured 17,066 392,938    
Borrowings repayable after one 
year 

     

  Secured  408,697 431,625    
  Unsecured 450,951 478,270    
      

* Secured borrowings are generally secured by the borrowing companies' fixed assets, 
investment properties, properties under development or development properties for sale and 
assignment of all rights and benefits with respect to the properties. 
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CASH FLOW STATEMENTS 
Six months 

ended 
31 Dec 2002 

Six months 
ended  

31 Dec 2001 

 

 S$'000 S$'000  
Cash flows from operating activities    
Net profit / (loss) before tax and minority 
interests 

16,475 (28,109)  

Adjustment for:    
Non-cash items 12,468 57,142  
Operating profit before working capital changes 28,943 29,033  
Changes in operating assets and liabilities 10,012 (35,056)  
Cash generated from / (used in) operations 38,955 (6,023)  
Income tax (paid) / refunded (1,966) 7,698  

Net cash generated from operating activities 36,989 1,675  
    
Cash flows from investing activities    
Acquisition of fixed assets (847) (1,613)  
Dividend received 3,622 -  
Interest received 4,504 12,694  
Repayment of shareholders' loans by associated 
and joint venture companies 

110,265 -  

Net cash generated from investing activities 117,544 11,081  
    
Cash flows from financing activities    
Net proceeds from issue of shares - 26  
Shareholders' loans from minority shareholders 21,446 -  
Redemption of Redeemable Convertible 
Cumulative Preference Shares 

(347,399) -  

Redemption of Redeemable Cumulative 
Preference Shares 

- (150,000)  

Proceeds from bank borrowings 111,957 157,938  
Interest paid (8,747) (25,257)  
Share buyback (50) (228)  

Net cash used in financing activities (222,793) (17,521)  
    
Net change in cash and cash equivalents (68,260) (4,765)  
Effect of foreign exchange rate changes 10 (30)  
Cash & equivalents at beginning of financial 
period  

120,126 28,522  

Cash & cash equivalents at end of financial 
period 

51,876 23,727  

    
Represented by :    
Fixed deposits, bank balances and cash 52,353 23,727  
Bank overdrafts (477) -  
 51,876 23,727  
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Exhibit 5 
Residential Projects for Sale 

 

1. Amaryllis Ville  

Amaryllis Ville is a prominent twin tower development 
located in the exclusive Newton (District 11) area. With its 
modernistic and open architectural concept, Amaryllis Ville 
will add a dash of fresh look to the much sought-after 
address boasting a location with a tranquil environment.  

Comprising two 30-storey residential towers, this 311-unit 
development comes with full facilities like tennis courts, 
swimming pool, steam rooms, gym, clubhouse, theatre 
lounge, fitness and children's play areas, and landscaped 
gardens. Amaryllis Ville caters to the needs of a wide range 
of buyer segments, especially owner-occupiers ranging 
from singles and couples to young families. 

 

 

 

 
 
2.   The Tessarina 

The Tessarina is situated along Bukit Timah 
Road. It caters to the needs of home buyers 
as well as tenants ranging from singles to 
families, with a choice of unit sizes from 900 
sq feet to 3,671 sq feet, comprising a good 
mix of two, three and four bedroom units. 
There are also 11 strategically located 
penthouses in the development featuring 
distinctive architecture and exceptional 
interior treatment. 
 

 
 
The site, ideally located within the prestigious District 10 neighbourhood, is predominantly 
surrounded by landed estates and remains close-by to the 81-hectare Bukit Timah Nature 
Reserve. This allows residents to enjoy a tranquil environment amidst the green and serene 
setting of nature itself. 
 

 

 

 

Aside from the tennis courts, swimming 
pools, jacuzzi and children's playground, The 
Tessarina will have a visually dazzling 
clubhouse which is set against a multi-
layered landscape and houses a range of 
country club-type facilities with state-of-the-
art theatre lounge and a fully equipped gym. 
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3. Newton 18  

Newton 18 is a luxurious freehold development located along Newton Road, in Singapore's 
prime residential District 11. This development caters mainly to discerning urban dwellers with 
a fast paced executive lifestyle. 

 

 
The project, is a 30-storey residential development 
comprising a total of 81 units, offers special features 
that include a unique 13 storey high sky terrace that 
comes with a cozy landscaped garden, a jacuzzi pool 
and a spectacular view of the city. Soft soothing music 
further provides the ambience for a tranquil and serene 
setting to the terrace. With TOP obtained in Sept 2002, 
units are ready for immediate occupation. 

 
4. The Serenade @ Holland  

The Serenade @ Holland is a luxurious District 10 
development located along Mount Sinai Drive, just off 
Holland Road. The 21-storey, 89 units condominium 
comprises a good mix of two, three and four bedroom 
apartments and penthouses. The sizes for the two-, 
three- and four-bedroom units range from 107 square 
metres (1,152 sq ft) to 177 square metres (1,905 sq ft). 
There are also five penthouses available ranging from 
320 square metres (3,444 sq ft) to 358 square metres 
(3,854 sq ft). Every unit have their own private lift lobby 
and most have their own balcony. Buyers of the 
penthouses can also customise the layout of the units to 
suit their individual requirements.  

For added security and privacy, all units also come with 
their own private lift lobby foyer. Furthermore, the 
development will be wired for broadband access with all 
units equipped to receive not only cable vision but also 
"Digital" TV signals as well - another first for the 
Singapore condominium. As with any Wing Tai 
development, The Serenade @ Holland is surrounded by 
lush greenery in the form of  

 

 

garden walls, and clusters of flowering trees at the fitness / barbecue and kids play area. Water 
features, like the two flanking high waterwalls located at the main entrance of the driveway and 
the water curtain along the pool deck walkway, will add to the elegance of the surrounding 
landscape. Extensive recreational facilities include a swimming pool with jacuzzi, a fully 
equipped gym, tennis court, steam bath and sauna, an outdoor hydro-massage pool, a 
simulated tree-house and a mini-amphitheatre in the garden. 
 
Set within a quiet and serene residential area, The Serenade @ Holland is also minutes away 
from restaurants, entertainment outlets and supermarket facilities at Holland Village, Cold 
Storage Jelita and Sixth Avenue. This exclusive residential development is close to choice 
schools like Anglo Chinese Junior College, Raffles Junior College, Henry Park Primary School 
and various tertiary institutions like the National University of Singapore, Ngee Ann Polytechnic 
and Singapore Polytechnic. 

The project is expected to be completed in early 2004.The Serenade @ Holland was officially 
launched in December 2001. The development generated much interest and enjoyed immense 
success during its launch as new condominiums in this highly sought-after area were hard to 
come by. Currently only 3 Penthouse suites are still available for sale. Spread over 3 storeys, 
the penthouses range from 3,735 sq ft to 3,778 sq ft. All the penthouses are served by sky-lit 



 
            17 
         

private lobbies, leading to the double-volume living room with panoramic views. In addition to 
the luxurious finishes, there are other features that home buyers will find irresistible. These 
include a fully air-conditioned dry kitchen with a separated wet kitchen. The spacious roof 
terrace is ideal for those who wish to turn it into garden-in-the-sky or a private spa by installing 
a jacuzzi.  

 
5. The Tomlinson  

A splendid fusion of granite and glass, The Tomlinson is like no other residences in Singapore. 
Conceived with the idea of the ultimate in luxury living, The Tomlinson is a masterpiece created 
by the very best. Located in the prime residential area of District 10, the lush surroundings of 
The Tomlinson enhance the feeling of being far removed from the rigours of city life. Yet, the 
latest designer wear collections await you just down the road at the Hilton, or across at Palais 
Renaissance. Nearby hotels also provide the possibility of meeting friends over high tea, or 
simply take a stroll down Orchard Road to soak in the excitement provided by Singapore's most 
happening shopping and entertainment belt.  

 

A team of world renowned consultants which 
include Pei Cobb Freed, the architectural firm 
founded by I M Pei; Hirsch Bedner Associates - the 
name behind the plush décor of the Four Seasons 
and Ritz Carlton hotels in Singapore; and lighting 
specialists - L'Observatoire International have 
together, come up with a simple yet elegant and 
classic design that would make The Tomlinson look 
striking both by day and night.  

The proposed 20-storey development is nestled in a 
high-class residential neighbourhood and will 
comprise a total of 29 apartments with 4 and 5 
bedroom units including a triplex penthouse. All 
apartments at The Tomlinson are serviced by their 
own private lift lobby. Residents will also have the 
luxury of having an elaborate kitchen furnished with 
a well-placed stainless steel cooking island, pristine 
worktops and other conveniences like a labour-
saving dishwasher. Living and dining rooms also 
come with full-length glass windows for a panoramic 
view of the surrounding area. Leisure facilities 
include a fully equipped gymnasium and a 
swimming pool for adults with a wading pool and 
play corner for children. 
 

 
6. VisionCrest Residences  

VisionCrest Residences is located on a freehold 150,889 sq ft site along Penang Road. It is 
within walking distance from shopping facilities along Orchard Road and the major Dhoby 
Ghaut MRT Interchange station which serves all three major train lines, allowing for easy 
access to all parts of the island. This exclusive development enjoys the tranquility provided by 
the lush greenery at the Istana Park and Fort Canning Park, while remaining close to the 
shopping and entertainment belt of Orchard Road. 
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The luxurious development will appeal to metropolitan residents 
keen in living in serene surroundings, yet enjoy the convenience of 
living within close proximity to their workplace in the financial 
districts at Raffles Place.  

Next to VisionCrest Residences sits the historical House of Tan 
Yeok Nee, brimming with the charm of a fully restored 'palace' 
emitting an exotic and royal feel to the neighbourhood. This 117 
year-old House is now home to the prestigious University of 
Chicago's Graduate School of Business. It had won the URA 
Architectural Heritage Award 2001, the 6th SIA Architecural 
Design Award and received "Special Mention" in FIABCI Prix 
d'Excellence 2002. 

 

7. The Light at Cairnhill  

This luxurious freehold development is located 
just outside the Central Business District (CBD) at 
the junction of Cairnhill Road and Cairnhill Circle. 
Providing the best of both worlds, the 63,801 sq ft 
site offers residents the opportunity to soak in the 
hustle and bustle of the city, yet enjoy the 
tranquility and exclusivity of the prestigious 
Cairnhill neighbourhood. 
 
The proposed 20-storey development will 
comprise 118 units of largely 1,300 sq ft 3-
bedroom to 2,000 sq ft 4-bedroom units. While all 
the bedrooms and living areas offer a full, 
uninterrupted, breathtaking view of the 
surrounding area, the Zen-like landscaping with 
its water features will provide residents with a 
calm and relaxing environment after a hard day's 
work in the office. The uniquely curved building 
profile of the development, coupled with its full 
glass 'curtain' wall, makes it look like a modern 
lighthouse - a refreshing beacon of modern 
architecture that complements nicely with an 
existing row of terraced houses which will be 
conserved as part of the exclusive development.  
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Exhibit 6 
Property Launches in end-2002 

 

Developers line up slew of private home launches.  
26 October 
2002 
Straits 
Times 
 

JUST as the Government unveiled improved residential prices across the board, heavyweight 
developer Far East Organization announced that it will launch Whitewater in Pasir Ris, its 
maiden executive condominium (EC), during next week's long Deepavali weekend.  
 
The project's 397 units, between 958 sq ft and 1,356 sq ft in size, are priced at an average of 
$350 per sq ft (psf), including early bird discounts. Whitewater is being marketed jointly by Far 
East and CB Richard Ellis. Recent EC projects in the area include City Developments' Esparis, 
which enjoyed strong sales during its August launch at a slightly higher average price of $378 
psf. In Sengkang, NTUC Choice Homes had launched its Park Green EC at $368 psf. Far East 
will be releasing 120 Whitewater units next weekend.  
 
Defying recent market jumpiness about war tensions in Iraq and terrorist bombings in Bali, 
several upmarket projects are also coming onstream. OUB Centre, for example, is unveiling its 
239-unit freehold project near Dover MRT station, The Marbella. The first 80 units will be 
released today at an average price of $760 psf. The project is being marketed by Knight Frank.  
 
In the same vicinity, Habitat Properties' Holland Mews on Holland Road was launched last week 
at an average price of about $950 psf. In August, the second phase of Wing Tai's Tessarina 
project on Wilby Road was launched at an average price of around $800 psf, while last month, 
CapitaLand launched the apartments in its mixed-development project, Casabella, on Duchess 
Avenue at an average of $746 psf. Also in the neighbourhood, CapitaLand is expected to launch 
its 999-year leasehold, 176-unit Glentrees project by the end of next month. The site used to 
house the Grenville condominium.  

 
 

 
 
Question 1 
 
Excluding non-interest bearing liabilities (NIBLs), compute the debt-equity ratio of the Group as 
at 30 June 2002 and 31 Dec 2002. What causes the change in its debt-equity ratio?  

(30 marks) 
 

Question 2 
 

Given the challenging climate and its accumulated losses of more than $410 million over the 
past five years, evaluate Wing Tai’s current financial position and suggest how it could ride 
through this crisis.  

(70 marks) 
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